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Introduction

Type of Report — Mass Appraisal Report

This document is a report of the Snohomish Courgge&sor's Mass Appraisal for the geographic anechan
this report (“Region 2”) as required under Stand@ydUniform Standards of Professional AppraisalcBca
(USPAP).

This document is not intended to be a self-conthoh@cumentation of the mass appraisal but to sumenére
methods and data used, and to guide the readéng¢odocuments or files which were relied uponadqm the
mass appraisal, which may include the following:

Individual Property Records — Contained in Assésg@moperty System Database/ProVal®

Real Estate Sales File — Part of Assessor's PyoBgstem Database/ProVal®

Reviewed Sale Files (such as returned questiormaire

Land Sales and Model Calibration Spreadsheetsdiradupublished 'Benchmark’ tables
Residential Cost Tables — Contained in Assessaojsety System Database/ProVal®

Residential Depreciation Tables — Contained inAbgessor's Property System Database/ProVal®
Residential Time Trend Study Spreadsheet(s)

Revised Code of Washington (RCW) — Titl€ 84

Washington Administrative Code (WAC) — WAC 458

Uniform Standards of Professional Appraisal PracfiéSPAP) published by the Appraisal Standards
Board of the Appraisal Foundatibn

Snohomish County Revaluation plan approved by tlasthgton State Department of Revenue March
5, 2015 and amended March 15, 2016.

County Assessor's Mandal Published by the Department of Revenue (DORyeNwer 2011
Mass Appraisal Report data extracts and sales files

Comparison to County Assessor Statistics Reports

This mass appraisal report is a 'post-revaluagégont card' on the performance of the valuationet{gil used. It
is not a fully self-contained appraisal but rathesummary of the performance of the model for theggaphic

! Proval® is property appraisal and valuation sofevased by the Assessor’s office to record andsacpeoperty records, and is a
registered trademark of Thomson Reuters.

2 http://apps.leg.wa.gov/RCW/default.aspx?Cite=84

3 http://apps.leg.wa.gov/wac/default.aspx?cite=458

* http://www.uspap.org/#/56/

® http://dor.wa.gov/docs/pubs/prop_tax/assessornefialadoc

® http://dor.wa.gov/content/AboutUs/StatisticsAndBep/stats_proptaxstats_Assessor.aspx
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Analyst Comments Regarding Value Model Calibration

Analyst Comments Regarding Sales Used in Analysis

Analyst Comments Regarding Valuation of Land

area(s) identified in the report. The summary stia8 apply to the population of sales used as @enéind are
not appropriate to apply to any specific property.

For example, this report may show that on averpgserty values increased or decreased x%. Tinisotebe
construed to mean that all property values incibasedecreased x%. While property values in a g#nel
geographic area may on average change by x%, thdiliproperties may increase or decrease at greatef
lesser amounts due to changes in property chaisiateror localized market factors that do not eiffthe
broader geographic area that this report covers.

Analyst Comments for This Report

The base House Type Model 2016 was used in alhberpoods in Region 2, with the exception of Benatm
Area 2418000 (Hat Island). The unusual geogragitienges present in constructing a house onamdis
without public ferry service necessitates the dse separate house type modifier.

The base Depreciation Schedule 16 was used iregibR 2 neighborhoods.

Multiple years of sale data was used for analysrsi@l and waterfront properties in Region 2.

Most land in Region 2 was increased with the exoepif sewered acreage in Stanwood where the lasdeit
un-changed. All land sales in Region 2 were rgei® Building rates were increased approximatétyahd
land values were adjusted accordingly. Most lantdeases were between 13% and 30%.

Sales of large acreage parcels in Lake StevenSawmith Marysville where sewer is available showegda
increases in value in the 60% to 70% range. Taeradditional sales showing an even larger inerghsse
sales are now archived and any new sales will Hechduring the year and used in 2017 for the 28t §¢ar.

Large acreage parcels found to have entitlemetatslegtd such as Hearing Examiner Approval for priekmy
approval for sub-division are being re-coded ireHort to separate them from the population ofilarthout
any entitlements.
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Analyst Comments Regarding the Physical Inpection ¢le

This year all of the parcels in inspection areaetennspected. Most of these inspections wereuwiad
curbside from a vehicle. Some of the parcels wherdhouse did not match the sketch in our recosts
inspected with a “walk around” and possible re-reasent. Inspection area 1 in region 2 includestrab
Stanwood north of Hat Slough as well as areas rafrthe Stillaguamish River in Arlington.

In benchmark areas 2106001 and 3109000; Old toamv&tod and Snohomish, respectively, the gradeifgual

of construction) was reviewed on all houses. Mafithese houses were changed from “average” to’‘fmade
beginning with 2017 taxes.

Analyst Comments Regarding Data Maintenance

The waterfront neighborhoods on the Tulalip Reg@xavere broken out into separate sub-neighborsood
This made it possible to reduce the number of diffeland codes. The vast majority of parcelsbao&en out
now into only three land types, low bank, mediumkand high bluff waterfront.

For Benchmark Area 2191000 see the Agriculture &eilass Appraisal Report. These Benchmarks
are not included in the statistics or analysis efign 2.
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Properties Appraised

Member Parcels Residential Appraisal Management

Region 2

Hlw<,

Legend
Red: Residential Management Regions 1, 3 and 4 andn@omial (not part of this report)
Green: Member Parcels - Residential Management Region 2
Blue: Benchmark Boundaries

The map above shows the economic residential egghnaianagement area known as Residential Regidme.

residential division of the Snohomish County Assésffice is responsible for the annual revahratf all of
the parcels denoted ireen

Snohomish County is bordered by Puget Sound aaddsCounty (to the west), Skagit County (to thetijor

Chelan County (to the east) and King County (tostath).
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Pre-2016 Revaluation Market Analysis

Preliminary to the initiation of the 2016 revalwatj ratio studies were conducted to measure tldiagethip of
current assessed values (January 1, 2015 Asses$rm015 sale prices and to determine if propealyes
were changing over time.

Please note that the three studies that follonwugielonly single-family residences (Use codes 116, 141 and
142), as this is the predominant property typd@residential appraisal management region; arldosk types,
only those sales that met the criteria listed iotiesa “Appraisal Performance — Mass Appraisal Ré&per
Sales.” These sales represent the market and overalleresl market trend for Region 2.

The following chart summarizes both ratio and thange in ratio over time for single-family resideadn
Region 2. If no revaluation occurred, on averagegle-family residences would be assessed at 8%
indicated by the December 2015 ratio).

Average Ratio of 2015 Assessed Values to 2015 Sale Prices
for SFR-Type Homes (Use Codes 111, 116, 141 & 142) in Region 2
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Note: A declining ratio over time indicates rising safgsces.

The market remained fairly flat in the last quardér2015 (see the following charts on pages 6 andsa@
adjustments to the existing trend are not warranted

" See Introduction and Summary section (SectionfAhe overall report.
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Post-Revaluation Ratio Study

The following chart summarizes the post-revaluatiatio and the change in ratio over time for sidgimily
residences in Region 2. From the chart we canlsdeas a result of the revaluation, on averagelesifamily
residences are assessed at 94.4% (December 20@p Ra

Average Ratio of 2016 Assessed Values to 2015 Sale Prices
for SFR-Type Homes (Use Codes 111, 116, 141 & 142) in Region 2
1.15
1.10
1.05 -
1019 100
1.00 - 0990 0984 —
: 0.962 0.959
0955 0955 0952 (o4 0.944
0.95 —
0.90 |
0.85
0.80
qua ’10\59 ’19\,‘9 10@ ’19:\‘9 ,Lego 'Lnga r&\fo :LQ\,S @\59 30“"’ m&s
w© «® \4\%‘ X \4\%* W W W R o © o

Note: A declining ratio over time indicates rising saf@ices.
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Adjusting For Market Changes over Time

The purpose of time-adjusting sale prices is toamnaccurately represent market changes over timegis T
technique allows sales occurring earlier in the yeaprior years) to be used in the analysis temine the fair
market value as of the assessment date.

For example, if a home sold on January 1, 20151®0,000 and an identical home sold January 1, 2016
$112,000, this would indicate the market has irsedal2% over that one year time period. The Tirdpi#ted
Sale Price (TASP) of the first house would be $20@,($100,000 plus 12%). Both houses would besasskeat
$112,000, and the Time-Adjusted Sale Ratio for vatlld be 1.00. Without the TASP* adjustments, id#s
would be 1.12 for the earlier sale and 1.00 forléier sale.

The following chart summarizes 2016 assessed vatu2615 sale prices adjusted for market chang@91irb.
This change is often referred to as 'time trend'.

\,30' Qéo ’ V‘\%‘ ’ v&‘ ' \KS\ i \\)0' \0\' V‘\)%. SeQ . 0(5' \Ao\‘ ’ 06("

*TASP is Time-Adjusted Sale Price(s)
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Appraisal Level and Uniformity
Non Time-Adjusted Sales Ratio Study
Study Period: January 1, 2015 through December 32015
Number of Sales: 2,677

Pre-Revaluation Ratio

1/1/2015 Certified Value Compared to 2015 Sale Pes

Post-Revaluation Ratio

1/1/2016 Calculated Values Compared to 2015 Salesdes

The data used in this analysis were obtained flmrattive database.

This ratio study only includes sales where the prgpexisted both in the prior assessment yeariaritie
current assessment year, was 100% complete atrteef the analysis, sold for more than $1,000, tedoost-
revaluation ratio was not an 'outlier' (< 0.25%>dt.75%).

The pre- revaluation ratio is calculated by diviglthe 2015 certified value by the 2015 sale price.

The post- revaluation ratio is calculated by dinglthe 2016 pre-certification appraised (worksheai)e by the
2015 sale price (report data is extracted justrpawalue certification).

The sale prices used in this ratio study have eenbadjusted for changes in market conditions dgbatirred
throughout the year. This ratio study includes ARioperty Class Codes, less excluded sales, aasl wih no
improvement or land value.

A direct comparison of the pre-appraisal ratio Hvelpost-appraisal ratio is inappropriate as theesused are
from different points in time and the ratios, whiate an average over the entire year of salesotloeflect
changes in market conditions over time.

8 See “Additional Sales Excluded” in Section A ofsthéport.
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Time-Adjusted Sales Ratio Study (Single-family Redences)
Study Period: January 1, 2015 through December 32015
Number of Sales: 2,556

Pre-Revaluation Ratio

1/01/2015 Certified Value Compared to 2015 SalesiPes

Post-Revaluation Ratio

1/01/2016 Calculated Values Compared to 2015 Salesces

The data used in this analysis were obtained froenarchived database. The archived database eefleet
property characteristics at the time of sale.

This ratio study only includes sales where the prgpexisted both in the prior assessment yeariaritie
current assessment year, was 100% complete atrteef the analysis, sold for more than $1,000, tedoost-
revaluation ratio was not an 'outlier' (< 0.25%dt.75%).

The pre- revaluation ratio is calculated by diviglthe 2015 certified value by the 2015 time-adjdistale price.

The post- revaluation ratio is calculated by dinglthe 2016 pre-certification appraised (worksheai)e by the
2015 time-adjusted sale price (report data is et¢dhjust prior to value certification).

This ratio study includes ONLY Single-family Resides (Property Class Codes 111, 116, 141 and %),
most frequently occurring property types.

The sale prices used in the above ratio study haga adjusted for time.
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Value Change Summary

The Summary of Value Change table below refleatsatigregate change in value for ALL parcels théateo
in the study area at the time the study was coeducValue Change and Percent (%) Change inclindegalue
for new parcels that were created and assesséhlefdirst time in the current assessment yeardlthhot exist

in the prior assessment year.

Property Class groups on the following table ineltige following property types:

Agriculture:  Farms General, Open Space Ag, Operé&@Eeneral
Industrial: Manufacturing Facilities
Commercial: Retail, Schools and Churches
Residential: Single-family Residences, Condominiamd Manufactured Homes
Multifamily:  All Multiple Family Parcels Includinduplexes and Triplexes
Forest: Designated Forest Land and Open Spaceefimb
Other: All Remaining Categories Including Vacaand
* m # 5 $
4 $%8& $%&(
) * * * +
-8./0(/11&(%  |-&2/10'(81/2%% -0.$/%./$2% (34+
% &
-2.%/$24/.%% -$&/'1('%% -08&/..0/$%% $&3%+
s ()
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- 4%/2%% -.0(/2%% -$(/%%% 43%1
(4/81%
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Region Profiles

Region Profile by Property Class (Use Cod@&)

This list is ordered by parcel count per use code.
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° The first 2 digits of the property class code comfdo the 2 digit land use code standards publisiméide Washington

State Department of Revenue Ratio Procedures MaApsl 1997.
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Region Profile by Land Type
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Region Profile by House Style (Stories)

This table includes detached and attached singhdyfaesidences, condominiums, townhomes, duplexes,

triplexes, and manufactured homes.

$ # o 6 8
6 8 +

- )

- )

2-)

2-)

- )

- )

C-)

C-)

0 ?)

>

B$ /

'$ |/

=" $( 6

=" 3(6

= $(6
>=' $( 6
@ !:

<2*G

, (4/&1% 1.%% 2308&+
%& ( )

19

3!




Snohomish County Assessor's Office

Residential Appraisal Management - Region 2

Data and Analysis

Region Profile by House Quality (Grade)
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Region Profile by Year Built Range

3!

This table includes detached and attached singhdyfaesidences, condominiums, townhomes, duplexes,
triplexes, and manufactured homes.
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Region Profile by Total Living Area Range

This table includes detached and attached singhdyfaesidences, condominiums, townhomes, duplexes,

triplexes, and manufactured homes.
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Sale Verifications

The number of sales of single-family residencese(tfsdes 111, 116, 141 & 142) reviewed, and thesictim
types performed are summarized below:

$ *
# 0! ; )
<8 9! /
% /8 )
" # 0! 0!
$/'(

Valuation Model Performance Statistics by Benchmark

Valuation Model Performance Statistics

Adjusted For Changes in Market Conditions over Time

Use codes included in this analysis:

Use Code 111 — Single-family Residence, Detached

Use Code 116 — Single-family Residence, Attached

Use Code 141 — Single-family Residence, Detacl@shflominium

Use Code 142 — Single-family Residence, Attachedrnidominium (Row House Style)
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Ratio Averages over Time

'Ratio’ is revaluation assessed value divided ytitoe-trended sale price.

“TASP Ratio” is the revaluation assessed valuedéidiby time-trended sale price. The table belompares
the two on a month-by-month basis.

*0

ES$
E$
*Gt

%!
</

%30(( %30'%

Note: A decreasing non-time-adjusted ratio indicates@asing sales prices.
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Region 2 Valuation Model Performance Statistics bdenchmark

Valuation Model Performance Statistics for All Sales of All Use Codes

(Except Manufactured Homes in Parks)
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Valuation Model Performance Statistics for Sales ofJse Codes 111, 116, 141, & 142
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Valuation Model Performance Statistics for Use Codé11 Sales
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Valuation Model Performance Statistics for Use Codé16 Sales
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Valuation Model Performance Statistics for Use Codé41 Sales
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Valuation Model Performance Statistics for Use Codé42 Sales

$9

2% %30(1 | %304$ %630(2

&3%%7

(3.9

¥

* *

29

+

$




Snohomish County Assessor's Office

Residential Appraisal Management - Region 2 _
Data and Analysis

Valuation Model Performance Statistics for Use Codé&19 Sales

The dispersion in sales prices for Manufactured Blomocated in manufactured home parks is consiljerab
greater than that for other residential properfgey Due to this difference, the statistics fonuafactured
homes located in parks are reported separately thhemegion as a whole.
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Valuation Model Performance Statistics Sales of Us€odes 121, 122 & 123
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Valuation Model Performance Statistics for Use Code117 & 118 Sales
(Manufactured Homes Not In Parks: 117 — leased Elt® — owned site)
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Summary of Value Change

The Summary of Value Change table below refleatsattpgregate change in value for ALL parcels thated
in the study area at the time the study was coeducValue Change and Percent (%) Change inclindegalue

for new parcels that were created and assesséhlefdirst time in the current assessment yeardlthhot exist
in the prior assessment year.

Number of Parcels Appraised: 67,182

Land Improve ments Total

2016 Assessment Year $6,889,269,200 $9,642,234,000 $16,531,503,200

2015 Assessment Year $6,118,869,600 $9,322,047,560 $15,440,917,160

Value Change $770,399,600 $320,186,440 $1,090,586,040

Percent Change 12.6% 3.4% 7.1%

Data Sources

All data in this report was summarized from pretifieation Residential Characteristics extracts/and\bstract
Reports dated 6/17/2016.
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